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PROJECT DESCRIPTION
Research Problem and Significance of Research for California Public Policy
A mismatch between jobs and available housing for employees currently exists in California, 
and, projections suggest continued employment growth and tight housing markets in many 
areas of California (Landis, 2000).  Moreover, the mismatch occurs across occupational 
statuses and concomitant income classes.  This mismatch often is referred to as a jobs-housing 
imbalance and is associated with several social costs. First, an imbalance is thought to result 
in longer commute times and increased traffic congestion.  Second, the cost of housing 
escalates due to a shortage of housing supply near jobs.  Third, lower-income households 
experience a double-edged burden.  They may have difficulty finding housing near jobs, and 
increased transportation costs to get to distant jobs may be a substantial barrier to 
employment.  
A jobs-housing imbalance can have serious consequences for the state economy.  In 
California, state legislators, state agencies, and local officials recognize the potential for the 
state's economy to suffer due to a mismatch.  In fact, one report published by the California 
Department of Housing and Community Development (HCD, 1996) asserts,
Housing is increasingly becoming an economic development factor, as 
important in the retention and attraction of employment as the 
traditional materials, labor, transportation, and market orientations.  If 
the state is not competitive in providing housing for its workers, its 
employers will locate elsewhere or lose market share to firms located in 
more competitive locations, leaving California without the jobs its 
population needs (p. 4).
Warnings about the ill effects of a jobs-housing mismatch continue to be issued by 
professionals in economic development, housing, real estate, and other related fields.  For 
example, recently, at a meeting of members of the apartment industry, participants expressed 
"concerns about a growing housing shortage that could choke off economic growth" 
(Sanchez, 2000).  Conference participants observed that housing construction in Los Angeles, 
especially apartments, has lagged behind economic growth in the region (Sanchez, 2000). 
The state's Department of Housing and Community Development (1998) identifies the same 
issue, a sluggish housing production response during economic recovery, across much of the 
state.  A protracted rebound for housing production exacerbates the jobs-housing mismatch. 
In addition, the growth management movement presents a threat to meeting affordable 
housing production needs by limiting land supply in many areas of California such as Ventura 
and Alameda Counties (Fulton, 1998; Landis, 2000; San Jose Mercury News, 2000). 
Furthermore, growth control policies could spread throughout much of the state creating 
additional housing burdens.  According to John Landis (2000),
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If development were to be further restricted by public policy, say 
through the adoption of a series of one-mile urban growth boundaries 
(UGBs), three counties with otherwise adequate land supplies--Fresno, 
Stanislaus, and Yolo--would start running low on vacant developable 
land before 2010. Five other counties--Kern, Los Angeles, Madera, San 
Joaquin, and Santa Clara--would not have sufficient land reserves.  The 
constraining effects of UGBs would be most strongly felt in the Central 
Valley, where many cities are already flush-up against prime 
farmlands. 
These conditions, housing production lags and the proliferation of growth control policies, 
present an immediate problem with serious implications for affordable housing, the jobs-
housing balance, and, ultimately, California's economy and quality of life.
The importance of the mismatch issue to California policy makers is reflected in the creation 
of the Assembly Select Committee on Jobs-Housing Balance.  During 1999, this committee 
held six informational hearings and gathered testimony from a diverse group including 
residents, academics, nonprofit organizations, and representatives from broad-based, public-
private associations.   In the report of the sixth informational hearing (November 3, 1999), 
Attachments One and Two outline a list of strategies for improving the jobs-housing balance. 
These strategies represent sound land use planning principles and promote reasonable, and 
often innovative, policies to reduce current and potential jobs-housing mismatches.  None of 
the strategies, however, consider employer-assisted housing (EAH) approaches or the 
potential role for the state and local jurisdictions in such efforts.
This research contributes to a critical policy issue that is potentially harmful to California's 
economy: the jobs-housing mismatch.  EAH policies could be an important contribution to the 
state's housing and economic development efforts.  However, research on the topic is scarce 
and anecdotal.  In fact, we lack a good definition of the term, employer-assisted housing.  For 
example, it may be applied to housing search assistance provided by the employer or to 
mortgage loans with an employer-subsidized interest rate.  For this research, EAH is defined 
as any financial assistance including mortgage or down payment assistance and any 
mechanism such as land leases and resale controls on employer-initiated housing (employer-
driven additions to housing supply).  In addition, while EAH may include community 
employee housing as defined in the Health and Safety Code, Section 17005.5, in this research, 
it does not include employee housing such as labor camps.1
A scarcity of information limits the development of public policy related to EAH.  We do not 
know the extent of these types of policies and programs in California or elsewhere, the most 
important elements of existing programs, or if these policies affect employees’ decisions (i.e. 
locational choices, job choices).  As a result, state policy specifically supporting EAH cannot 
be fully designed or adopted with confidence.  This research proposes to investigate existing 
1  This definition responds to a reviewer’s comment (Mark Stivers, Senate Housing Committee) about the 
need to define employer-assisted housing for this research.  (Note: all individuals who reviewed the letter of 
intent are listed in the Appendix)
2
EAH programs, the residential choices of employees, and the potential for new approaches to 
housing employees and reducing the jobs-housing imbalance.  For example, I will consider 
the viability of public/private partnerships to increase the supply of employee housing. 
Although public/private collaborations are common in nonprofit housing development and 
economic development, they rarely, if ever, are discussed in the housing policy arena as a 
strategy to reduce the jobs-housing mismatch.
Research Issues, Questions, and Objectives
EAH is the focus of the research.  Specifically, I consider if and how EAH can address the 
following issues: 1) the attraction and retention of employers; 2) affordable housing; and 3) 
the jobs-housing mismatch.  I will investigate existing EAH policies and programs and the 
factors influencing employee residential location choices including EAH incentives.  Equally 
important, I will address possible new approaches such as public/private partnerships to 
provide housing and/or housing assistance to employees and the potential for existing public 
policies such as inclusionary housing and first-time buyers assistance to complement these 
new approaches.
The research is designed to answer the following questions:
• What EAH policies and programs exist currently?
--Who developed these policies and programs?
--What types of assistance are offered?  Are units added to
supply?
--What are the key lessons learned from the existing 
employer-assisted housing programs?
• Why do employees choose a particular residential location?
--How important is proximity to job in the decision?
--How important is housing assistance to the decision?
--What type(s) of housing assistance is most important to the
decision?
• What is the role of the state in EAH?
--How could existing state policies and programs be used to
further employer-assisted housing efforts?
--What type of collaborative public/private partnerships are 
possible?
--Can state policy help housing supply to develop near jobs 
through an EAH policy?
The primary goal of the proposed project is to provide useful information and innovative 
policy recommendations to California legislators, executive branch officials, housing and 
economic development policy analysts, and administrators. The following seven objectives 
serve this goal and will be achieved by the end of the grant period:
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1) Develop an inventory of existing EAH policies and programs 
within and outside of California;
2) Complete a survey of residents of an EAH subdivision and a 
comparison group.  The survey instrument will focus on locational 
choice, housing preferences and satisfaction, and housing cost and 
financing;
3) Complete interviews with the subdivision's homeowners' 
association board members and staff of the employer's housing 
administrative agency;
4) Complete entrance and exit surveys of subdivision homeowners 
over a one-year period;  
5) Code and analyze qualitative data including archival information 
and interviews;
6) Analyze quantitative data including regression models of 
satisfaction and mobility;
7) Prepare a comprehensive report for state policy makers on the 
findings from the research and the policy implications of the findings.  The report 
also will include policy recommendations concerning the viability of EAH 
benefits, especially public/private strategies, to reduce the jobs-housing mismatch 
and provide affordable housing opportunities.  Policy recommendations will 
include consideration of existing state and local housing programs and the 
potential for these programs to complement EAH strategies.
In addition, during the grant period, I will begin to prepare manuscripts for publication in 
professional planning and housing journals.  
Contribution to California Policy Makers
EAH is a potentially important approach to addressing the jobs-housing mismatch in 
California.  Currently, public policies concerning EAH are narrowly defined to target specific 
groups of employees (e.g., teachers and law enforcement).  However, state policy could be 
developed to expand opportunities to employees across occupations and income groups. 
Policies concerning EAH, however, cannot be effectively developed without a better 
understanding of existing EAH policies and programs and the potential impacts of any new 
policy. Unfortunately, information about EAH programs is very limited.  In fact, after 
reviewing my letter of intent, staff from the California Department of Housing and 
Community Development (HCD) remarked that very little information exists on EAH 
programs and "just a catalogue of existing programs would be a contribution."  While this 
research proposes to gather descriptive data on extant EAH efforts, the results of the study 
promise additional policy-relevant knowledge.  The study also is designed to examine the 
location and mobility choices as well as levels of residential satisfaction for employees with 
and without employee housing benefits.  In addition, the research will identify the relative 
importance to employees of different types of housing benefits.
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The findings from this research will be valuable to state lawmakers and administrators for 
three reasons.  First, the research will produce a substantial amount of information on existing 
EAH programs including programmatic elements, organizational structures of the programs, 
and utilization of the programs.  Second, the analysis will determine the impacts of job 
location (distance to work) and the use of various EAH incentives on the residential location 
and mobility choices of employees. Clearly, the impacts of the levels and types of assistance 
on location choices needs to be known prior to formulation of any new or expanded policies. 
Third, using findings from the research, I will propose various state policy strategies to 
support EAH and discuss the strengths and weaknesses of each strategy.  This discussion will 
include the potential for forthcoming and existing state programs such as the jobs-housing 
balance incentive grants, inclusionary zoning/density bonus program, and first-time 
homebuyer assistance to be used in combination with new EAH policies.  
EAH offers an opportunity to address several policy issues by explicitly acknowledging the 
links among affordable employee housing, a healthy economy, and a superior quality of life. 
It is possible that public/private partnerships between the state, localities, and employers 
could be forged to create new EAH that is affordable, sustainable, and politically acceptable. 
However, claims of this nature need to be assessed by collecting and analyzing reliable data. 
This research will provide state and local legislators as well as other state officials interested 
in the nexus between affordable housing and the economy with reliable and relevant data.  In 
addition, I will assess the potential for EAH policy to be an advantageous and unique 
contribution to state and local affordable housing and economic development policy.
Background to the Study
Based on limited available information, it appears that down payment and/or mortgage 
assistance are the leading EAH tools (Schubert, 1998).  For example, FannieMae offers 
several EAH plans using mortgage products to assist employers with workforce retention and 
recruitment (FannieMae, 2000).  The U.S. Department of Housing and Urban Development 
(HUD) has developed programs specifically targeted at two occupations, teachers and police 
officers, but these programs are not EAH.  However, they could be used in conjunction with 
an EAH program sponsored by local government (HUD, 2000). 
The provision of workforce housing is the topic of one report prepared for the Metropolitan 
Planning Council in the Chicago area.  This report focuses specifically on the Chicago region 
and homeownership opportunities.  The author outlines potential state and local government 
strategies to encourage the development of affordable housing and assist EAH programs. 
These strategies involve regulatory exceptions such as density bonus options, administrative 
streamlining, and direct financial assistance to first-time homebuyers (Schubert, 1998).  In 
California, policies of this nature are already in effect.
Innovative approaches to EAH and collaborative public/private efforts to provide affordable 
housing to employees are needed in California.  Adoption of these types of policies, however, 
is hindered by a lack of evaluative research on existing programs and no comprehensive 
analyses of potential EAH policies.  The proposed research seeks to provide this information 
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by collecting data on a wide variety of EAH programs and analyzing the elements of these 
programs.  Furthermore, the research will examine and evaluate one case of an innovative 
EAH development at the University of California, Irvine.
The analytical framework for the case study centers on residential choice and the effects of 
employer-assisted housing incentives on these choices.  In other words, do these incentives 
influence employee housing decisions?  (If so, to what extent?)  Residential location and 
mobility theory and previous empirical studies serve as the basis to investigate these 
questions.  
Research about residential location abounds in the literature.  Most of the residential choice 
studies begin with the assumption that individuals choose to live in or move to a particular 
place based on some rational criteria.  These criteria can be considered the housing choice 
function; a function that maximizes an individual's utility.  Summation of the relevant 
criteria produces the housing choice function for an individual.  The distribution of 
individuals throughout the housing market spatially represents these housing choice 
functions (Rothenberg, et al., 1991; Pollakowski, 1982; Grigsby, 1963).  The five major 
factors thought to influence individual’s housing choice function include workplace 
accessibility, the physical attributes of the housing, socioeconomic status, life cycle stage, 
and race and ethnicity (Waddell, 1997).
Mark Granfield (1975) presents an econometric model of locational choice that recognizes 
three stages of the demand side of residential choice.  The first phase of choice involves 
the determination of the individual’s budget constraint for housing.  Second, given the 
budget constraint, the individual considers the available areas for residential location. 
Third, given the budget constraint and available locations, the individual focuses on his 
preferences in terms of structural characteristics.
Distance to employment is one factor in Granfield’s second stage of residential choice. 
According to Orr (1975), “Residential location is viewed as strongly influenced by the 
distribution of employment opportunities and the cost, in time and money, of commuting 
to work” (p. 45).  Empirical results of the impact of distance to employment offer mixed 
results.  In some studies, distance to employment appears to be influential in residential 
choice (Orr, 1975; Lansing, et al.; 1964).  Results from other research suggest distance to 
work is less important as technology reduces commute time (Michelson, 1977).  And, 
Granfield (1975) found that distance to work lost its primary position as an explanation of 
residential choice when other factors entered his model.
The residential mobility and choice literature are closely related.  They share many of the 
same explanations such as distance to work, housing attributes, and life cycle. Much of this 
literature stems from the two stage, stress threshold model of mobility proposed by Alden 
Speare (1974). Speare posited that residential satisfaction was an intervening variable 
between background variables, such as individual socioeconomic characteristics, and 
mobility.   His additive, weighted index measure of residential satisfaction included 
housing, locational, and neighborhood elements.  Some researchers have decomposed this 
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endogenous variable into housing or neighborhood satisfaction or both (see Landale and 
Guest, 1985; Varady, 1983; Newman and Duncan, 1979).
Concepts from both the residential choice and mobility literatures will be used in the analysis 
of  an  existing  EAH development.   The  next  section  describes  the  methods  used  for  the 
analysis and the other elements of the proposed research.
Research Design and Methodology
The research consists of three elements.  First, I will collect information on existing EAH 
policies and programs within California and other states.  Initially, programs will be identified 
through a review of existing literature as well as a WEB-based search.  As this information is 
very limited, follow-up telephone calls will be made to public agencies and employers with 
EAH policies to obtain programmatic details.  In addition, I will snowball sample by asking 
these sources if they know of any other EAH programs.  Then, I will call the additional 
sources for information on their programs and ask if they know of other EAH programs, etc. 
Clearly, the sample will not be representative of all EAH programs,2 but should be sufficiently 
large and diverse for a reasonable analysis of these programs.  The programs will be analyzed 
and compared along several dimensions including, but not limited to, types of assistance, 
levels of assistance, type of employer, occupation restrictions, and whether or not the 
employer supplies the housing (units owned or developed by the employer).  This qualitative 
analysis will offer insights about the extent and effectiveness of these programs and provide 
the background for a “lessons learned” assessment of existing EAH programs.
The second element of the research is an in-depth case study of a comprehensive EAH 
program in Irvine.  Irvine is in Orange County, an area with significant traffic congestion 
problems and very high cost housing (California Department of Housing and Community 
Development, 1998).  In addition, the County is home to important public and private 
employers such at the University of California and the Toshiba Corporation.   Therefore, the 
region reflects the problems of a jobs-housing mismatch and the need for EAH programs.
The case involves a comprehensive EAH program for employees of the University of 
California, Irvine (UCI).3  The UCI case is unique in several ways.  First, the recipients of the 
EAH benefits are all employed as faculty or administrators at UCI.  This characteristic of the 
program limits generalization of the findings.  However, results can be suggestive to future 
policy development.  Second, UCI’s EAH program involves an addition to the housing 
supply.  At least three of the reviewers of the letter of intent for this research emphasized that 
supply is the ultimate problem.  Therefore, the UCI program offers important lessons about 
ways to add to the housing supply with an EAH program.  Third, UCI’s housing represents a 
quasi-market.  That is, the housing subdivision operates outside the regular market, since the 
2  The universe of EAH programs is finite, but unknown.  Therefore, it is impossible to probability 
sample.
3  All reviewers thought the research was worthwhile, however, two reviewers, Greg de Giere and 
Elizabeth West, were concerned about the selection of UCI for the case study.  After I responded to their 
questions about the selection of the case, they agreed that the reasons for selection were logical and they 
expressed no further concern about the case.
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land is leased to homeowners and there are resale controls.  We cannot expect a quasi-market 
to operate exactly like a free market.
While the unique characteristics of the case limit generalizability, they also provide important 
opportunities for EAH research.  The scale and diversity of the development, 140 rental units 
and over 500 homeownership units (with approximately 1,100 total planned), allow for 
individual level analysis including tracking of residential moves over time.   The quasi-market 
permits an analysis of the difference in residential satisfaction levels and related mobility 
decisions compared to buyers in an unconstrained market.  Finally, the UCI case includes 
several forms of incentives: low-interest mortgage, down payment assistance, and the actual 
housing.  All individuals were not necessarily offered all forms of assistance.  Moreover, 
some individuals decline the mortgage origination program for another mortgage product. 
This research will document the various types of assistance, the usage of these benefits, and 
the relative importance of the benefits to the homeowners in the UCI development.
Data will be collected in several ways.  First, I will conduct a cross-sectional survey of 
residents currently living in the UCI housing subdivision.  The survey will be by mail using 
the Dillman (1978) method of multiple follow-ups.  Every address in the subdivision (n≈700) 
will receive a questionnaire asking for information about the tenure of the resident (do they 
own or are they subletting), employment status, the use of EAH benefits, satisfaction with the 
benefits, length of tenure, moves within the development, residential satisfaction, advantages 
of living in the development, disadvantages of living in the development, and socio-
demographics.  I will also survey a comparison group of residents (n=200) living in Irvine 
near the campus, but in private, unrestricted housing.  Although I lack sufficient data to match 
characteristics of the comparison group to the treatment group (UCI housing), the geographic 
proximity controls for the jurisdiction and other locational characteristics such as weather.  I 
will control for socio-demographic variation between the groups by using regression analysis. 
An ordered logit model will test for differences between the groups on levels of residential 
satisfaction (Lu, 1999 describes model selection for this type of research).  According to 
Speare (1974), residential mobility is affected by satisfaction.  If UCI residents are 
significantly less satisfied than the comparison group, it suggests that the EAH benefit(s) may 
work to attract employees, but may not retain them.  However, if the levels of satisfaction are 
not significantly different, the UCI model may be a viable option in other tight (and 
expensive) housing markets in the state.  The analysis will also yield valuable information 
about the relative importance of various EAH incentives.  For example, it is unknown if a 
package of EAH benefits is necessary to attract employees or if the subsidized housing unit is 
a sufficient incentive.  In other words, is down payment assistance necessary?  Is a subsidized 
interest rate for a mortgage necessary?4 
I also will conduct an entrance-exit survey of homeowners at UCI over a one-year period. 
The short survey will be self-administered and included with the official papers distributed by 
UCI during the home sale/purchase process.  I will follow-up with individuals who fail to 
return the survey in the first wave of paper work to encourage their participation.  The survey 
4  Linda Wheaton, California Department of Housing and Community Development, suggested that EAH 
mortgage benefits may be superfluous due to the many mortgage products now available to homebuyers.
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will ask the reasons for the move and questions about residential satisfaction.  If exiting, but 
remaining employed at UCI, I will ask the employee for the location of the new residence.  I 
will also collect socio-demographic variables.  These data will be used to describe the housing 
cycle at UCI.  In addition, using these data combined with data from the cross-sectional 
survey, I will specify a multinomial regression model to examine the differences in residential 
preferences and satisfaction as well as individual characteristics among movers, in and out, 
and stayers.  These results should strengthen the findings from the cross-sectional analysis 
described above.  
The case study also involves collecting any published materials and interviewing resident 
leadership and institutional participants.  I will conduct face-to-face interviews with the board 
of the homeowners association to gather their perceptions of UCI EAH.  I also will interview 
staff at the Irvine Campus Housing Authority and ask their opinions of the UCI development 
and potential problems associated with the development. 
The first component offers a breadth of information about EAH, while the case study provides 
depth about one EAH program.  The third component of the project uses the data and analyses 
from the first two components to discuss policy implications and make policy 
recommendations.  This final step of the research essentially involves a meta-analysis of all 
available sources.
The research findings will be presented in a final comprehensive report emphasizing the 
policy relevance of the research.  The report will assess the promise of EAH to address the 
issues of  the attraction and retention of employees, affordable housing, and the jobs-housing 
balance.  The policy  discussion will consider existing policies and any need for the 
development of new state or local policies concerning EAH.5 
Project Budget
The budget summary and a detail of each budget item are included in this proposal package.
Project Schedule
The project will take 18 months to complete.  The timeframe for each task is shown in Figure 
1 on the next page.
Qualifications of Investigator
An abbreviated curriculum vitae is included in this proposal package.
5  Hugh Bower, Assembly Housing and Community Development, stressed that the research findings 
must be linked to policy, and, that the policy discussion should identify the need for the development of new 
policy. 
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